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Introduction

The Single Family Housing Guaranteed Loan Loss Claim, Future Recovery and Additional 
Recovery (Post Sale) User Guide, Version 3.0 (User Guide) provides comprehensive 
instructions for the Guaranteed Rural Housing Loss Claim Input Worksheet (filename RD Loss 
V3.0.XLT), a Microsoft Excel workbook that is an enhancement of the previous version, RHLoss 
V2.0.XLT.  This workbook is for participating lender servicers, and Rural Development (also 
referred to as “the Agency” throughout this document) guaranteed rural housing (GRH) 
program personnel to use in preparing Single Family Guaranteed Rural Housing (GRH) loss 
claims, future and other/additional recovery remittances. 

The workbook includes:
 The GRH Loss Claim Checklist and the GRH Loss Claim Input Worksheet, which upon 

completion automatically fills the Form RD 1980-20, “Rural Housing Guarantee Report of 
Loss,” for printing and signature.

 A Future Recovery Calculator worksheet which is utilized to report the sale of Real 
Estate Owned (REO) for claims based upon an estimated sales price.  It will also 
calculate the amount of any future recovery owed Rural Development.  The Future
Recovery Calculator worksheet includes an allowance for certain capital improvement 
expenses and REO seller concessions incurred by the lender, which resulted in an 
increased sales price for the REO property.  The calculator can also calculate an 
allowance for real estate commissions based on the difference between the liquidation 
appraised value in which the loss claim was based and the actual sales price of the 
REO.

 An Additional Recovery Calculator has been added to this release for capturing and 
reporting any additional recovery by lender occurring after payment of the loss or report 
of REO sale.

 A Loss Claim Manual Input Worksheet and Manual Form RD 1980-20 are also included 
so a user may print and complete these forms if needed.

 Additionally, the Table to Determine the Number of Days between Any Two Given Dates, 
365-Day Basis, is included for the calculation of interest accrual and can be used to 
determine the number of days between any two given dates.  The Agency no longer 
calculates loss payments on a 360-day basis.

Any of the worksheets can be printed and used manually.  However, a lender with Microsoft 
Excel capability is encouraged to use the automated version to complete the loss claim, report 
the sale of REO through use of the future recovery calculator or report other recovery collected 
beyond payment of the loss claim. 

(Back to Table of Contents)
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Advantages of the Automated GRH Loss Claim Process 

Increased efficiency reduces the need for manual review of supporting documentation, 
allowing for enhanced claim processing speed and uniformity. 

User-friendly template opens directly into the GRH Loss Claim Input Worksheet where the 
user enters the loan level detail.  Worksheets are clearly labeled to facilitate access and 
printing of the completed worksheets and Form RD 1980-20, “Rural Housing Guarantee 
Report of Loss.” 

Fast completion when the input figures are readily available so that the User may complete 
claim forms in minutes. 

Automated computations, including the number of days of interest accrual, prevents errors.
For example, the automated GRH Loss Claim Input Worksheet and Form RD 1980-20 are 
designed so that appropriate sections are left blank if a lender has not sold the REO and is 
basing the claim on a “liquidation” property value and estimated REO management and 
disposition costs. 

 “Warning” messages are built in to help the user enter the right variable in the correct 
section of the form and to alert the user when a loss exceeds the 90 percent limit or when 
there is no loss. 

Enhanced Guidance is given in “comment boxes” that provide more information on what’s 
required in certain fields when the user clicks on the small red triangles in a field.

Detailed Information is included when calculating loss claims when more than one 
bankruptcy has occurred.  Users will benefit from the new automated Additional Bankruptcy 
Worksheet.

Systematic method for lenders to report the sale of REO for claims paid based upon an 
estimated sales price through use of the enhanced Future Recovery Calculator.

Improved method of capturing and reporting recovery once the final loss claim payment has 
been paid and/or any future recovery from the sale of the REO has been calculated and/or 
paid.  Report recovery through use of the Additional Recovery (Post Sale) Calculator.

(Back to Table of Contents)
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Helpful Hints

 The workbook (RD Loss V3.0.XLT) contains multiple worksheets.  Scroll over the nine tabs 
along the bottom of the spreadsheet and click on the tab that you would like to open when 
processing a loss claim, reporting the sale of REO based upon an estimated net recovery 
claim or reporting other recovery collected beyond payment of the primary and/or secondary 
claim payment.  The User Guide includes the following worksheets:

GRH Loss Claim Checklist
GRH Loss Claim Input Worksheet
Additional Bankruptcy Worksheet
Automated Form RD 1980-20, “Rural Housing Guarantee Report of Loss”
Future Recovery Calculator
Other Recovery Calculator (Post Sale)
Manual GRH Loss Input Worksheet
Manual Form RD 1980-20, “Rural Housing Guarantee Report of Loss”
Table 365

Note:  To find all of the worksheets, use the scroll bar arrows located to the left of the worksheet tabs. 

 The GRH Loss Claim Input Worksheet is the primary worksheet used to complete a loss 
claim.  The data collected and input will pre-fill the entire automated Form RD 1980-20 
worksheet and calculate the estimated loss payment due 

 Row references provide the actual row number in the spreadsheet and are located on the 
left of your spreadsheet screen.  Row references are cross-referenced in the succeeding 
parts of this guide describing data entry requirements. 

 The worksheets and documents are securely protected allowing the user in specific fields 
only.

 For flexibility, a user may move through the application, by utilizing either the Tab or Enter
key.  Either key stroke will automatically take you to the next input cell.

 For the benefit of the user, all cells are formatted and designed to reduce data entry 
keystrokes.  For example, do not enter dollar signs ($) or commas; simply enter decimal 
figures such as 9003.57 for $9,003.57. 

 All computations are automated. 

 An Asterisk * indicates fields that are auto-populated and are automatically calculated. 

(Back to Table of Contents)
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Glossary of Terms

additional recovery. Any proceeds recovered by the Lender which occurred after a previously 
paid loss payment or report of REO sold.  Examples may be a trailing insurance refund, 
collection of a deficiency judgment or similar type proceeds.  Additional recovery is to 
be reported to the Agency through use of the Additional Recovery Calculator.

Agency.  The Rural Housing Service (or its successor agency) within the Rural Development 
mission area of the U.S. Department of Agriculture that administers the Single Family 
Guaranteed Rural Housing Program, formerly the Rural Housing and Community 
Development Service, a successor agency to the Farmers Home Administration. 

appraised value.  An opinion of value reached by an appraiser based upon knowledge, 
experience and a study of pertinent data. 

attorney fees.  Actual fees incurred associated with the most recent liquidation action.  Does not 
include costs.  Maximum claimable expense varies from State to State.  Applicable to 
foreclosure and bankruptcy. 

attorney costs.  Actual costs incurred associated with the most recent liquidation action.  Does 
not include attorney fees.  Applicable to foreclosure and bankruptcy. 

automatic stay.  A provision of the Federal Bankruptcy Code that stops any act that can be 
construed to be an act against the interests of the debtor or the debtor's property. 

acquired property. A property owned by the lender as a result of a foreclosure or acceptance of 
a deed-in-lieu; often referred to as “real estate owned.” 

acquisition date. The date of foreclosure sale, the date title is lawfully transferred to lender, or 
deed-in-lieu recordation. 

bankrupt.  A person, firm or corporation who, through a court proceeding, is relieved from the 
payment of all debts after the surrender of all assets to a court-appointed trustee, for the 
protection of creditors.  Bankruptcy may be declared under one of several chapters of the 
Federal bankruptcy code: 

Chapter 7, which covers individual or business bankruptcy liquidation; 

Chapter 11, which covers reorganization of bankrupt businesses; 

Chapter 12, which covers certain farm bankruptcies; and 

Chapter 13, which covers workouts of debts by individuals in which a debtor retains 
possession of property while making payments to creditors under a court- approved 
plan

bankruptcy discharge. Legal petition releasing the debtor from all dischargeable debts.
bankruptcy dismissal. Legal order as a result of a motion filed by either the debtor or another 

interested party seeking to dismiss the bankruptcy case.
BPO.  See "broker price opinion." 
broker price opinion (BPO) or broker opinion of value (BOV).  Used to estimate value of a 

property based upon a comparison to other similar properties recently sold.  Also 
known as comparative market analysis (CMA). 

(Back to Table of Contents)
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Glossary of Terms, continued

capital improvement. Any structure or component erected as a permanent improvement to 
real property, which adds to its value and useful life. 

closing costs. Costs (over and above the sale price of the property) incurred by buyers and 
sellers to effect the closing of a mortgage loan.  These include application fees, appraisal 
and credit report fees, homeowners association fees, transfer taxes, tax stamps, attorney 
or settlement agent fees, survey costs or fees, title insurance and any other fees or costs 
associated with the mortgage closing, such as discount points, taxes, etc.   See also “sales 
expense.”

closing date.  In real estate, the delivery of a deed, financial adjustments, the signing of notes 
and the disbursement of funds necessary to consummate a sale or loan transaction.  See 
also settlement date. 

concessions. A concession is anything of value added to the transaction by the seller, builder, 
developer, salesperson or any interested party. A concession may also include any 
closing costs that would normally be paid by the buyer or cash given to the buyer to 
lower non-housing debts.  See also “seller concessions.”

confirmation hearing (foreclosure).  A hearing where the Sheriff's Sale is confirmed and title is 
transferred to the successful bidder from the sale.

deed-in-lieu (DIL). A deed-in lieu of foreclosure.  A voluntary transfer of title on a defaulted 
mortgage by deed from the borrower to the lender as an alternative to foreclosure.  By 
arrangement between the parties, the lender saves the expense of foreclosure and the 
borrower generally expects to receive credit for payment of the debt in full.

due date of last paid installment (DDLPI). The due date of the last fully paid monthly 
installment of principal, interest and escrow (if any), not the date on which such 
payment was credited or the date of the next scheduled installment.  (Freddie Mac 
definition)

ENR.  See "estimated net recovery." 
escrow balance.  The balance of the escrow account as of the application of the last borrower 

payment.
estimated net recovery (ENR). The figure used by Rural Development to settle a loss claim on 

an unsold REO.  A lender's ENR is based on a liquidation value appraisal to which is 
applied the current REO cost factor to estimate REO expenses to be deducted. 

eviction action. A court action to obtain possession of premises by the person entitled to
actual possession.   Also may be known as forcible entry and detainer (FED).

first legal action. The date of first action required by law to initiate foreclosure.  See also 
foreclosure initiation.  Action varies by State. 

foreclosure. A legal procedure in which a mortgaged property is sold to pay the outstanding 
debt in case of default. 

foreclosure initiation.  The date of the first legal action required by law to initiate foreclosure.
Action varies by State. 

(Back to Table of Contents)
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Glossary of Terms, continued

foreclosure sale.  A forced sale of mortgaged property at public auction conducted either by the 
court or in some other prescribed fashion, with the proceeds of the sale going to satisfy 
the debt.  The lender is usually the successful bidder at the foreclosure sale. 

future recovery. The recovery of additional funds to be applied to the REO account subsequent 
to the settlement of the original loss claim payment.  Report future recovery after the sale 
of the REO by utilizing the Future Recovery Calculator and other recovery using the
Additional Recovery (Post Sale) Calculator.

Guaranteed Loan System (GLS). The present automated loan accounting system for RHS 
guaranteed rural housing loans. 

hazard.  A condition of the property that jeopardizes the health or safety of the occupants or 
members of the community, that does not necessarily make it unfit for habitation. 

hazard insurance.  Insurance coverage that provides compensation to the insured in case of 
property loss or damage. 

HUD-1 Settlement Statement. The Settlement Statement is a loan closing document, listing 
funds paid by the Buyer and Seller, the distributions of those funds, and the remaining 
cash that should go to the Seller.  The settlement statement refers to the Buyer as the 
"Borrower" because the Buyer is the one taking out a real estate mortgage.

liquidation. Liquidation of the loan occurs when the Lender acquires title to the security, a 
third party buys the property at the foreclosure sale, or the borrower sells the property 
to a third party in order to avoid or cure a default situation with the prior approval of 
the Lender and RHS.  In States providing a redemption period, the Lender does not 
typically acquire title until after expiration of the redemption period.

liquidation value. The most probable price which a specified interest in real property is likely 
to bring under all of the following conditions: 
1. Consummation of a sale will occur within a severely limited future marketing 
period specified by the client. 
2. Actual market conditions are those currently obtaining for the property interest 
appraised.
3. The buyer is acting prudently and knowledgeably. 
4. The seller is under extreme compulsion to sell. 
5. The buyer is typically motivated. 
6. The buyer is acting in what he or she considers his or her best interests. 
7. A limited marketing effort and time will be allowed for the completion of a sale. 
8. Payment will be made in cash in U.S. dollars or in terms of financial arrangements 
comparable thereto. 
9. The price represents the normal consideration for the property sold, unaffected by 
special or creative financing or sales concessions granted by anyone associated with the 
sale.
This definition can be modified to provide for valuation with specified financing terms.

(Back to Table of Contents)
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Glossary of Terms, continued

loss claim. The method by which the Agency provides reimbursement to a lender who has 
fulfilled all program requirements but who has incurred a loss on a guaranteed loan. 

loss mitigation. A lender's efforts with a borrower to work out a delinquency or resolve a 
defaulted loan to maximize recovery and avoid foreclosure.  May include extension of 
loan terms, forbearance, moratorium, modification, refinancing, short sale or deed-in-
lieu.

maintenance costs.  Recurring fees associated with holding custodial or REO property.  An 
example is yard maintenance and/or mowing.

market value. The most probable price that a property should bring after reasonable exposure 
in a competitive and open market under all conditions requisite to a fair sale, the buyer 
and seller each acting prudently and knowledgably. 

motion requesting relief from stay.  A pleading filed in a bankruptcy case wherein the creditor 
requests that its collateral be removed from the automatic stay imposed by the 
bankruptcy filing.

NAD. See "National Appeals Division." 
National Appeals Division (NAD).  The organization within the United States Department of 

Agriculture that is responsible for the Department’s administrative appeals procedures 
for lenders who desire to appeal an adverse decision made by the Agency. 

net recovery value.  The market value of the security property minus anticipated expenses of 
liquidation, acquisition, and sale as determined by the Agency. 

other recovery. The recovery (return of funds, refund, etc.) of funds not previously reported in 
the primary claim or report of REO sale.  Examples may include a delayed payment on 
an insurance refund, collection of a deficiency judgment or similar proceeds recovered.
See also additional recovery. 

pre-foreclosure sale. A procedure in which the borrower is allowed to sell his or her property in 
which the investor and borrower agree to accept the proceeds of the sale to satisfy a 
defaulted mortgage, even though this may be less than the amount owed on the 
mortgage, in order to avoid foreclosing on the property.  See also “short sale.” 

preservation costs. One time costs associated with securing and preserving a custodial or REO 
property.  Examples include changing locks, debris removal, winterization. 

protective advance. An advance of funds by a lender for an emergency expense necessary to 
preserve or protect the physical security for the loan.  Escrow advances for hazard or 
force-placed insurance or real estate property taxes, or attorney fees property.  For the 
purposes of loss claim filing, advances may be claimed under liquidation or REO 
pending.

real estate owned (REO).  Denotes real estate that has been acquired by a lending institution for 
investment or through foreclosure of mortgage loans; also called owned real estate (ORE). 

redemption right. See right of redemption. 
(Back to Table of Contents)
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Glossary of Terms, continued

referral fees. A portion of the commission paid to some servicers in return for referring 
properties to a certain broker.  Referral fees from the broker, returning a portion of the 
commission to the servicer are to be treated as “other recovery.”

relief from automatic stay. A legal action permitting a lender to resume action to collect on the 
debt.  See "automatic stay".

REO.  See "real estate owned." 
REO cost factor.  A percentage which, when applied to a property appraised value, is intended 

to result in an estimate of the total cost of gaining possession, managing and disposing of 
an acquired property.  It is published in the Federal Register by VA and it represents the 
3-year average VA operating expenses incurred for acquired properties, including 
property taxes, assessments, liens, property maintenance, property improvement, 
administration and resale.  For the purposes of this estimate, property improvement is 
defined as any repair that must be completed to satisfy minimum property requirements 
for existing construction.  Selling expenses include sale commissions plus any other costs 
incurred in connection with the sale of the property.   Prescribed in RD Instruction 1980-
D, section 1980.376(a)(1)(ii) and Exhibit D.

right of redemption.  In some states, a right permitting the mortgagor to reclaim foreclosed 
property by making full payment of the foreclosure sales price.  The right of redemption 
exists for a specified period of time, called the "redemption period."  State statutes may 
provide for a waiver of redemption rights or an REO sale subject to redemption rights. 

sales expenses.  Various fees paid by the seller at the time of real estate closing.  See “closing 
costs.”  Sales expense represents the total reduction due seller from the HUD-1. 

sales price.  Amount REO property sold to third party.  See contract price from HUD-1.
seller concessions. Sales concessions influence the price paid for real estate.  Sales concessions 
may be in the form of loan discount points, loan origination fees, interest rate buy downs, 
closing cost assistance, payment of condominium fees, builder incentives, down payment 
assistance, repairs or repair credits, monetary gifts or personal property given by the seller or 
any other party involved in the transaction.
settlement date.  The REO sold date establishes the settlement date for loss claims processed.

This can also be the foreclosure sale date, for properties sold to third parties; the short 
sale date; deed-in-lieu recording date; or marketing period expiration or extension date.
See also “closing date. “

sheriff’s sale.  The public auction at which the property being foreclosed is offered for sale. 
short sale. A short sale occurs when the lender releases its collateral interest for less than the 

indebtedness to accommodate a sale of the property to a third-party buyer.

(Back to Table of Contents)
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GRH LOSS CLAIM INPUT WORKSHEET

Starting Point

File Name: RD Loss V3.0.XLT
To begin completing a loss claim, open the file RD Loss V3.0.XLT (a Microsoft Excel 2000 
workbook).  The GRH Loss Claim Checklist appears.  The checklist should be used as a guide 
of forms and documentation required for the loss claim process.  To begin the loss claim 
process, click on the GRH Loss Claim Input Worksheet tab.  Your cursor should be in data 
field (Row 6, Column A) under the heading Part I, General Information. Field locations (row 
numbers) are listed below and refer to the location in the spreadsheet that corresponds to the 
information that the user should enter, when applicable.

(Back to Table of Contents)

Part I  General Information

Field Enter/Input
6  Borrower Social Security Number without hyphens (i.e., 241712345 will be displayed as 241-71-2345)

7 Servicer Loan Number
8  Borrower Name (last name, first name, middle initial) 
9 Co-borrower Social Security Number (SSN) without hyphens 
10  Co-borrower Name (last name, first name, middle initial) 
11  Borrower’s Last Known Mailing Address  
 Note:  If forwarding information is unknown, enter the property address and phone number. 
12  City, State and Zip Code 
13  Borrower’s last known telephone number 
14 Name of the lender’s Loss Claim Contact Person (claims specialist/processor for the servicer or 

holder)
15 Telephone number of the lender’s Loss Claim Contact Person (10-digit number)
16 Fax telephone number of the lender’s Contact Person (10-digit number) 
17 E-mail address of the lender’s Loss Claim Contact Person 
18 Servicing Lender ID Number (9-digit Tax ID number without hyphens (i.e., enter 123456789)). 
19 Servicing Lender Branch Number (3-digit Rural Development assigned branch number for the 

lender)
20  Servicing Lender Name 
21 Holding Lender ID Number (9-digit Tax ID number without hyphens (i.e., enter 123456789)). 
22 Holding Lender Branch Number (3-digit Rural Development assigned branch number for the 

lender)
23 Holding Lender Name  
24 Holding Lender Address 
25 Holding Lender City, State and Zip Code 
26 Recipient (Payee) of Loss Claim Payment (Use the drop down list to select the Payee and you 

must complete field 20 and field 23 to populate the dropdown)
27 Report Type Code (Select response from the drop down list.  The default is “2-Final Loss”. 
28 Original Loan Amount on which the loan guarantee was based  
29  Modified Loan Amount, applicable only when original loan amount, was modified  

(Back to Table of Contents)
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Loss Claim Input Worksheet (Continued)

Part I  General Information (continued)

Field Enter/Input
30 Escrow Balance as of the application of Last Borrower Payment 
31 Other Recovery (i.e., Insurance Loss, Judgment Collection, interest on escrow, pro-rated real-

estate taxes, etc.) 
32 Cost of Collection of “Other Recovery” listed above.  Cost of collection may not exceed other 

recovery.  Documentation for cost of collection must be provided. 
33 Method of Liquidation  
 Note:  Select one from the drop down list:  Foreclosure, Deed-in-Lieu, Short Sale, or 

Foreclosure/3
rd

 Party
34 Original List Price 
35 Original List Date (mm/dd/yyyy) 
36 Final List Price 
37 Final List Date (mm/dd/yyyy) 
38 Amount Property Sold For (completed when REO property is sold to third party) 

(Back to Table of Contents)
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Loss Claim Input Worksheet (Continued)

Part II Calculation of Accrued Interest

Field Enter/Input
42 Unpaid principal balance of the loan (not including interest, protective advances or late charges) 
43 Current Note Interest Rate (decimal format, i.e. 10.25, 7.875) 
44* * Daily Interest Accrual 
45 Due Date (mm/dd/yyyy) of the Last Borrower Payment Made (Date Interest Paid Through) 
46 Date of Foreclosure Initiation, if applicable.  This field is required for foreclosure and foreclosure to 

third-party liquidation methods and is the date of the first legal action required by law to initiate 
foreclosure.  This date is State specific. 

47 Date of Foreclosure Sale or Deed-in-Lieu (DIL) execution (do not include post-sale redemption or 
sale confirmation period) 

48 Date of Redemption Period Expiration, if applicable or confirmation date.  Confirmation date is the 
date legal title to property confirmed.  Redemption date required for properties in states with 
redemption rights. 

49 Number of Bankruptcy(s) Filed  
50 Date(s) Bankruptcy Filed, if applicable.  If borrower has more than one bankruptcy then utilize the 

Additional Bankruptcy Worksheet.  You may then input all additional bankruptcies. Single click
on the gray button located to the right of Row 49.  Then input up to three Additional Bankruptcies,
as follows: 

  Row 8   Date Bankruptcy was filed, if applicable
  Row 9   Bankruptcy Chapter
  Row 10  Bankruptcy Case Number 
  Row 11  Due Date of Last Payment Made Prior to Bankruptcy
  Row 12  Date Bankruptcy Released, (dismissal/ Relief from Stay) if applicable
51 Bankruptcy Chapter Number Filed (if more than one, use the Bankruptcy Worksheet, and enter in 

sequential order)
52 Case Number(s) of the Bankruptcy Filed (if more than one, use the Bankruptcy Worksheet and

enter in sequential order) 
53 Due Date of Last Payment made prior to Bankruptcy.  This date correspondents with the first 

bankruptcy filed as listed on the loss claim and prior to any subsequent payments made during the 
bankruptcy period. 

54 Date Bankruptcy Released or Dismissed or Motion for relief was granted, if applicable 
55 Date Eviction Started, if applicable  
56 Date Eviction Completed, if applicable  
57 Input is not required in this row.  Complete “Settlement Date” value in row 58, or 59, or 60. 
58 Sale Date if Sold to Third Party (enter only one date) 
59 Date up to 6 Months from Date of Foreclosure/acquisition date if Property Not Sold (enter only 
one  date) 
60 Date Mutually Determined by Lender and Rural Development (enter only one date)

Note:  If date is entered on more than one row (in rows 58-60), or if no date is entered, an error 
message will appear.   

61* * Number of Days of Interest  
62* * Total Accrued Interest Claimed 

 *Fields with an asterisk are system generated and do not require user input. 

(Back to Table of Contents)
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Loss Claim Input Worksheet (Continued)

Part III Foreclosure Protective Advances Paid Prior to Settlement Date

To complete this section a user will obtain the applicable information from lender records such 
as, a “mortgage loan” servicing history. 

Field Enter/Input
66-78 Select the Type of Advance (i.e., Insurance, Forced Placed Insurance, Property Taxes, etc.) and 

also enter corresponding Advance Date, Effective Date (required for insurance only) and Amount 
of Advance (paid after the date of the last borrower payment)

79 Input is not required in this row and row may be hidden. 
80* * Total Protective Advance  
81* * Interest on Protective Advances Paid Prior to Foreclosure Sale Date – Optional field which Rural 

Development calculates based on advance date and debenture interest rate * 
82 Input is not required in this row.
83 Amount of Last Insurance Premium listed above (Includes all insurance, paid after the date of the 

last borrower payment, but before liquidation of the account.) 
84 Effective Date (mm/dd/yyyy) of Last Insurance Paid listed above 
85* * Number of Days Policy in Force  
86* * Percentage of Lender’s Prorated Portion – populated from standard insurance prorating 

schedule
87* * Prorated Insurance Subtracted in Claim (amount of last insurance premium multiplied by 
   the percentage of the Lender’s prorated portion) 

 *Fields with an asterisk are system generated and do not require user input. 

(Back to Table of Contents)
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Loss Claim Input Worksheet (Continued)

Part IV Expenses Associated with Property Acquisition, Holding, and/or Sale

Complete this section for a pre-foreclosure sale, a sale to a third party at the foreclosure sale, or a REO 
property sale.  Enter only eligible fees and retain all receipt copies. 

Note:  If the property is unsold, fields 96 through 99 and 101 through 103, under REO Costs Post FCL/DIL Date
column, are not calculated in this part as the costs are included in the REO Acquisition Management Resale 

Factor. Each column of expenses must be segregated between costs incurred prior to title acquisition 
(Liquidation Costs Pre-foreclosure or Deed-in-Lieu date) and costs incurred after acquisition of title 
(REO Costs Post-foreclosure or Deed-in-Lieu date). 

* Note:  Fields with an asterisk (*) are system calculated and do not require user input. 

Field Enter/Input
91 Actual Foreclosure Attorney Fees incurred associated with the most recent liquidation action.

Subject to maximum fees per State. 
92 Actual Foreclosure Attorney Costs incurred associated with the most recent liquidation action.
 Note:  The Agency will not reimburse attorney fees or costs (Row 91 and 92) incurred for a prior 

liquidation action which was reinstated by the borrower, voluntarily or through bankruptcy, or for 
which the foreclosed property was redeemed. 

93 Actual Eviction Expenses incurred. 
94 Actual Bankruptcy Attorney Fees incurred associated with the most recent liquidation action.

Subject to maximum fees per State. 
95 Actual Bankruptcy Attorney Costs incurred associated with the most recent liquidation action.

Note:  The Agency will not reimburse attorney fees or costs incurred for a prior liquidation action 
which was reinstated by the borrower, voluntarily or through bankruptcy, or for which the 
foreclosed property was redeemed.   

96 Amount of written property inspections performed by a property preservation company or licensed 
inspector (such as a termite and dry rot company).  Inspections performed by realtors or in house 
employees are not reimbursed. 

97 Amount of Actual Utility Costs (i.e., electric, gas, water) 
98 Property Preservation Costs.  Enter one-time costs associated with securing and preserving the 

property (i.e., lock changes, debris removal, winterization). 
99 Property Maintenance Costs that cover recurring fees (i.e., yard maintenance, snow removal). 
100 Pre-authorized Repairs (i.e., cosmetic and structural repairs with prior approval by 

Rural Development).
101 Sales Expenses.  Enter the amount of seller paid closing costs deducted from contract sales price 

found on the HUD-1.  Lenders are to deduct any credits from the HUD-1 against actual sales 
expenses for taxes or ineligible expenses such as outsourced REO management fees.

102 Appraisal or Broker Price Opinion (BPO).  Enter the cost of property valuations. 
103 Amount of any other miscellaneous expenses actually incurred but not categorized in Rows 91-

102.  An example of a miscellaneous expense could be a pre-foreclosure BPO for foreclosure bid. 
104* * Total of all expenses associated with liquidation and REO disposition - automated field *
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Loss Claim Input Worksheet (Continued)

Part V Buydown

Field Enter/Input
108 Buydown Balance Remaining in Escrow, if applicable. 

Part VI Estimated Net Recovery (ENR) Calculation for Unsold REO

Complete this section only if the property was not sold and is in the lender’s REO inventory at 
the time of the Estimated Net Recovery (ENR) claim.  ENR claims are paid based upon a 
liquidation value appraisal.  Lenders must request a liquidation value appraisal from the 
Agency.  The Agency will provide the value to the lender upon receipt of an Appraisal Report. 

* Note:  Fields with an asterisk (*) are system calculated and do not require user input. 

Field Enter/Input
112 Appraised Value (Based upon a liquidation value appraisal from the Agency and communicated to 

the lender) 
113 Acquisition Management, Resale Factor (See “RD Instruction 1980-D, Exhibit D”)
114* * Appraised Value ‘X’ Factor 
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Loss Claim Input Worksheet (Continued)

Printing and Submitting the Loss Claim Input Worksheet

Submit the completed GRH Loss Claim Input Worksheet and the Additional Bankruptcy 
Worksheet, if applicable, along with the completed, signed; Form RD 1980-20 and any required 
supporting documentation to the Agency.

Printing the GRH Loss Claim Forms: 
 "Print" buttons are located in Row 116 and you should click on one of the following: 

Print GRH Loss Claim Input Worksheet 
Print GRH Loss Claim Input Worksheet and Additional Bankruptcy Worksheet

 Click on the worksheet tab, Automated Form RD 1980-20, and print. 
 Click on the worksheet tab, GRH Loss Claim Checklist, and print. 

Lenders Submit the GRH Loss Claim Input Worksheet: 
Send the completed GRH Loss Claim Input Worksheet (and Bankruptcy Worksheet, if applicable) and an original, 
completed and signed Form RD 1980-20, with all items (as listed on the GRH Loss Claim Checklist) and any 
other required supporting documentation to the appropriate Rural Development office.  If you need blank GRH
Loss Claim Worksheets and Forms RD 1980-20, for manual completion by your staff, click on the worksheets 
GRH Loss Claim Manual Input Worksheet and Manual Form RD 1980-20 respectively, and print. 

Note:  Electronic submissions - to facilitate Rural Development claim review, lenders are encouraged to 
submit a digital copy of the file by email or diskette, as well as the hard copy documentation.  The 
electronic file can also be saved for reporting the sale of REO that remained unsold at time of claim 
payment and any future recovery needs.

Agency Steps:
 Review the loss claim request and supporting documentation submitted by the lender.  Validate data 

submitted.
 Obtain the signature of the Rural Development Approval Official on the completed Form RD 1980-20. 
 Enter the loss claim into the automated Guaranteed Loan System (GLS) Loss Claim Add/Update section. 
 Notify the lender of their processed claim by letter.  Communicate any adjustments verbally 
 Provide appropriate appeal rights for any adjustments, reductions, or denials with specific reasons and clear 

explanation for your decision.
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FUTURE RECOVERY CALCULATOR

The Future Recovery Calculator worksheet located within the file RD Loss V3.0.XLT, is used to 
report the following: 

A.        To report the sale of REO for loss claims paid on an Estimated Net Recovery (ENR) 
claim.  This function is now required on all REO sales and is to be reported to Rural 
Development within 30 days of the settlement date.

B.       Calculate the amount a lender is required to pay the Agency when a lender recovers 
funds after a loss claim is paid.  When the loss claim is calculated for unsold REO (ENR 
claim), it is based on an estimated sales price established by a third party “liquidation” 
value appraisal of the property.  If the property actually sells at a higher price, the 
difference must be reported to the Agency as a future recovery.   If the property sells for 
a lower price, the Agency does not reimburse the lender for additional loss.

C. To report the receipt of other recovery collected by the lender, after claim payment, such 
as a delayed insurance payment, a collection a deficiency judgment, or other similar 
payments.

The Future Recovery Calculator takes into account the relative percentage of loss borne by the 
Agency and the lender based on the original claim, and calculates the amount of the recovery 
owed to the Agency. 

When using the Future Recovery Calculator, the user should have a copy of the Advice
of Payment/Notice of Termination on which the original loss claim payment was 
based.  A copy of the final claim in which payment was based and Form 1980-20 would 
also be sufficient.  In addition the user must have the Settlement Statement or other 
legal means of confirming the contract sales price of the REO.

Rural Development field staff and lenders can use the Future Recovery Calculator to report the 
sale of the REO based upon an ENR claim, calculate future recovery owed the Agency and 
report the receipt of other recovery after claim payment.  Lenders should complete the 
worksheet and submit a copy of the worksheet along with a copy of the HUD-1 or similar 
document confirming the contract sales price of the REO to the Agency for review.  Following 
the review, if future recovery is due, the lender should send a copy of the worksheet along with 
a check, in the indicated amount, to the appropriate Rural Development office within 30 days of 
notification by the Agency. 
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FUTURE RECOVERY CALCULATOR (Continued)

Starting Point

File Name: RD Loss v3.0.XLT (Microsoft Excel Template) 
Worksheet Name: Future Recovery Calculator

Open the file RD Loss v3.0.XLT and click on the Future Recovery Calculator tab. Use the Field
locations (row numbers) below, which refer to the location in the spreadsheet that corresponds 
to the information that the user should enter, when applicable.  References to Report of Loss, 
Form RD 1980-20 refer to the form on which the original loss claim payment was based.

* Note:  Fields with an asterisk (*) are system calculated and do not require user input. 

Field Enter/Input
1 Borrower’s full name 
2 Borrower’s Social Security Number 
3 Lender’s loan number for this borrower 
4 Lender’s Tax ID number (9-digit number without the leading zero, i.e. 123456789) 
5 Lender’s Name from Item 9 of Form RD 1980-20 
6 Date of original loss claim from Item 2 of Form RD 1980-20 
8 Net Loss Amount from the Advice of Payment/Notice of Termination.
9 Primary Loss Amount Paid Lender from the Advice of Payment/Notice of Termination.
10 Original loan amount from Item 27 of Form RD 1980-20 
11 Liquidation appraised value of the property from Item 23 of Form RD 1980-20 
12 Amount for which the REO property was sold to third party.  Contract price from HUD-1. 
13* *Difference between Appraised Value and Amount Sold to 3

rd
 Party

14 This row includes instructions for rows 15 and 16:  “Either the actual percentage or the dollar 
amount of REO Sales Commission should be entered.”

15 Actual percentage rate of Commission for REO Sale - Enter the actual Commission percentage 
rate charged to sell the REO, OR

16 Actual dollar amount of real estate Commission for REO Sale - Enter the actual Commission 
charged to sell the REO 

18* *Allowance for Additional Commission - Commission is based on the difference between the 
Liquidation Appraised Value and the Actual Sales Price.  (If a commission is entered that exceeds 
6%, the amount shown will be capped at 6%)

19 Cost of any capital improvement expenses the lender incurred that directly resulted in an increase 
in the sales price of the REO property.  This does not include additional interest, taxes, 
insurance, closing fees, appraisals, inspections, winterization, lawn care, pest inspections, etc.
These expenses were already considered in the original loss claim by utilizing the 
Acquisition/Management Factor.  If you have any questions on what can be included as capital 
improvement, please contact the Agency. 

20 Amount of Rural Development approved seller concessions paid from the sale proceeds above 
what is reasonable and customary for the area, which directly resulted in an increased sales price. 

21* *Adjusted sales price  
22* *Net difference between the Liquidation Appraised Value and the Actual Sales Price to 3

rd
 Party 

(Back to Table of Contents)



LOSS CLAIM and FUTURE RECOVERY

USER GUIDE

Loss Claim User Guide v3.0.doc                                                   Page 20

FUTURE RECOVERY CALCULATOR (Continued)

Field Enter/Input
23 Other Recovery Amount collected by the lender not included in the original loss claim 
 and not previously reported to Rural Development.
24 Sum of any previously reported recovery and not included in original claim submission. 
25 Sum of previously paid recovery to Rural Development.  This amount may be equal to or less 
 than the amount indicated on Row 24. 
 . 
26* * 35% of Original Loan Amount 
27* * Total Amount of Loss > 35% of Loan Amount 
28* * Total Amount of Recovery  
29-30 These rows indicate that rows 31-32 provide the Allocation of Recovery, split between Rural 

Development and the Lender.
31* * RD’s 85% of amount of Recovered Loss >35% of the Loan Amount 
32* * Lender’s 15% portion of Loss >35% of the Loan Amount 
33 This row highlights that rows 34-37 provide a Summary of Total Recovery Owed to Rural 

Development. 
34* * RD’s 100% of the difference between the Total Recovery and the Loss over 35%
35* * RD’s 85% of Split  
36* * Subtract amount of previous recovery payments made to Rural Development
37* * Amount Lender to Pay Rural Development (the maximum is capped at Total Loss)  

Note:  The amount the lender must remit to the Agency is on Row 37, “AMOUNT LENDER 
TO PAY Rural Development.”  This amount is capped at the total loss paid to the lender 
by RD and by the Total Amount of Recovery. 

Lenders must submit a copy of the HUD-1 (or similar document) for the sale of the property and 
any other required documentation along with a printed copy of the Future Recovery Calculator
within 30 days of the settlement date of the REO.  Any future recovery due the Agency is due 
within 30 days of notification by Rural Development. 
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ADDITIONAL RECOVERY CALCULATOR (Post Sale)

The Additional Recovery Calculator (Post Sale) worksheet located within the file RD Loss 
V3.0.XLT, is used to report additional recovery not previously reported with the loss claim 
payment or during the report of future recovery upon the sale of the REO.  An example is a 
delayed payment received as an insurance refund, collection of a deficiency judgment or similar 
payments.

When using the Additional Recovery Calculator (Post Sale), the user should have a copy of the 
Advice of Payment/Notice of Termination on which the original loss claim payment was 
based or a copy of the final claim in which payment was based and Form 1980-20.  If any future 
recovery or previously paid other recovery was paid, prior to this submittal, the user must also 
have information on those payments available. 

Starting Point

File Name: RD Loss v3.0.XLT (Microsoft Excel Template) 
Worksheet Name: Additional Recovery Calculator (Post Sale)

Open the file RD Loss v3.0.XLT and click on the Additional Recovery Calculator (Post Sale)

tab. Use the Field locations (row numbers) below, which refer to the location in the spreadsheet 
that corresponds to the information that the user should enter, when applicable.  References to 
Report of Loss, Form RD 1980-20 refer to the form on which the original loss claim payment 
was based.

* Note:  Fields with an asterisk (*) are system calculated and do not require user input. 

Field Enter/Input
1 Instruction on when this calculator applies to recovery collected/reported. 
2 Borrower’s full name 
3 Borrower’s Social Security Number 
4 Lender’s loan number for this borrower 
5 Lender’s Tax ID number (9-digit number without the leading zero, i.e. 123456789) 
6 Lender’s Name from Item 9 of Form RD 1980-20 
7 Date of original loss claim from Item 2 of Form RD 1980-20 
8 Directional Statement to utilize “User Guide” 
9 Net loss amount from the GLS Payment Information Section of View/Update screen or the Advice 

of Payment/Notice of Termination 
10 Loss amount paid to lender from GLS Computed Loss Info Section/View/Update screen or the 

Advice of Payment/Notice of Termination
11 Original loan amount from item 27 of Form RD 1980-20 
12 Additional recovery amount after the sale of REO and after payment of Future Recovery resulting 

in sale of REO 
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ADDITIONAL RECOVERY CALCULATOR (Post Sale)
(Continued)

13 The total amount of recovery previously reported including the initial recovery (line 28, “Total 
Amount of Recovery” from the Future Recovery Calculator plus all additional recoveries. 

14 The total amount of recovery actually paid or should have been paid to Rural Development. 
15 *35% of Original Loan Amount 
16 *Total amount of Loss> 35% of Loan Amount 
17 *Remaining Loss > 35% of Loan 
18 *Total remaining loss 
19 *Amount of Recovery over Remaining Loss > 35% of Loan Amount 
20 *Amount of Recovery applied Toward loss < 35% of Loan Amount 
21 *Total Cumulative Amount of Recovery including previously paid and current recovery amounts 
22 This row when combined with 23 provides the Allocation of Current Amount of Recovery, split 

between Rural Development and the Lender.
23 This row when combined with 22 provides the Allocation of Current Amount of Recovery, split 

between Rural Development and the Lender.
24 *Rural Development’s 85% of Amount of Recovered Loss > 35% of the Loan Amount 
25 *Lender’s 15% Portion of Loss > 35% of Loan Amount 
26 This row highlights that rows 27-28 provide a Summary of Total owed to Rural Development 
27 *Rural Development’s 100% of the Recovery that is Applied toward Loss <35% of Loan Amount 
28 *Rural Development’s 85% split 
29 *Amount Lender to Pay Rural Development (the maximum is capped at Total Loss) 

NOTE: The amount the lender must remit to the Agency is on Row 29, “Amount 
Lender to Pay Rural Development.”  This amount is capped at the total loss paid to the 
lender by Rural Development and by the Total Amount of Recovery. 

Lenders must submit documentation supporting the other recovery along with a printed copy of 
the Additional Recovery Calculator (Post Sale) to Rural Development.
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RECOVERY CALCULATORS (Continued)

Printing and Mailing the Future Recovery Calculator or Additional Recovery 
Calculator (Post Sale)

Printing the Future Recovery Calculator: 
 Click on one of the following: 

Future Recovery Calculator tab or the Additional Recovery tab in the worksheet
 Click on the print tool button. 

Lenders Submit the following to the appropriate Rural Development Office who completed the 
original loss claim: 

 A copy of the completed Future Recovery Calculator or Additional Recovery Calculator worksheet. 
 A copy of the Advice of Payment/Notice of Termination outlining the initial loss claim payment. 
 If reporting a sale of REO, a copy of the HUD-1 or similar documentation confirming the contract sales price of 

the REO.  (Note: Report is due for all claims paid based upon an estimated sale price, within 30 days 
of the settlement date.).  When reporting additional recovery (post sale), include documentation confirming 
the amount of recovery collected, such as an insurance notification, etc.

Recovery Due (Future Recovery or Additional Recovery), Lenders Submit the following 
additional items to the appropriate Rural Development Office who completed the original loss 
claim:

 A copy of Form RD 1980-20, with Items 1-9, Item 29, and Item 42 completed.  Item 1 should be coded as a “4” 
to indicate a recovery. 

 A copy of the Advice of Payment/Notice of Termination outlining the initial loss claim payment.  Include 
information on previously paid future or other recovery also. 

 A check, payable to Rural Development, in the amount specified on Row 34 of the Future Recovery Calculator 
Worksheet or Row 28 on the Additional Recovery (Post Sale) Worksheet.

Agency Steps: 
 Review the Future Recovery Calculator or Additional Recovery Calculator (as applicable) and supporting 

documentation submitted by the lender.  Validate data submitted. 
 When recovery is due (future recovery or recovery post sale), obtain the signature of the Rural Development 

approval official on the completed Form RD 1980-20. 
 Enter the loss claim into the automated Guaranteed Loan System (GLS) Loss Claim Administration menu in 

the Add Recovery Calculator section. 
 When recovery is due, notify the lender of the amount due by letter.  Communicate any adjustments verbally 

prior to sending a letter.  Request payment within 30 days. 
 Provide appropriate appeal rights for any adjustments, reductions, or denials, if applicable, with specific 

reasons and clear explanation for your decision. 
 When recovery funds are received, mail the completed Future Recovery Calculator Worksheet or Additional

Recovery (Post Sale) Worksheet and the Form RD 1980-20, with Items 1-9, Item 29, and Item 42 completed 
(Code Item 1 as a “4” for Recovery) to the Finance Office, Office of the Deputy Chief Financial Officer, 
Attention:  FC-350, GLB, PO Box 200011, St. Louis, Missouri 63120-0011.

 Process the lender’s check on Form RD 451-2, Schedule of Remittances, as a miscellaneous collection 
code “34.”
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If you have any questions, please contact Susanne Wilson or Debbie Terrell in the Single 
Family Housing Guaranteed Loan Division. 

Susanne Wilson susanne.wilson@wdc.usda.gov (202) 720-9705 
Debbie Terrell debra.terrell@wdc.usda.gov (202) 255-7928 

       or (918) 534-3254
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